
CITY OF DUPONT  
Department of Community Development  
1700 Civic Drive, DuPont, WA 98327  
Telephone: (253) 964-8121 www.dupontwa.gov  

 

 

PLANNING DIVISION 

REPORT AND RECOMMENDATION TO THE DIRECTOR  

  

Project:  Northwest Logistics Center II Parking Lot Expansion 

Requests:  Type I Minor Site Plan Amendment (PLNG 2021-011)  

Date of Report: September 3, 2021  

From:  Lisa Klein, AICP - AHBL, Inc. (Planning Consultant to the City)  

  

SUMMARY OF REQUEST: City approval for Type I Minor Site Plan Amendment (PLNG 2021-011). 

PROJECT DESCRIPTION: A proposed modification to a previously approved and constructed building and 
development site to modify parking and landscape areas to accommodate electric vehicle parking and 
transformers. Total landscape area is increased by 1 SF, and total parking is reduced from 912 to 910 spaces.  

Other site and building changes were previously approved through the following permits: Type I Minor Site 
Plan Amendment (2020-016), Type II Major Site Plan Amendment (PLNG2020-012), Administrative Variance 
(PLNG2020-013), Lot Line Elimination (PLNG2020-014), and SEPA Environmental Review (SEPA2020-001).  
Only the changed aspects of the proposal are up for review.  

LOCATION: Northeast corner of International Place and Center Drive, Pierce County Assessor’s Parcel 
No. 300039-0011. The project is located within a portion of the Southwest Quarter of Section 24, Township 19 
North, Range 1 East, and the Northwest Quarter of Section 25, Township 19 North, Range 1 East.  

APPLICANT: Panattoni Development Company, Inc.  
 1821 Dock Street, Suite 100 
 Tacoma, WA 98402 

APPLICANT’S AGENT: Julie Bradshaw, Mackenzie  

CITY CONTACT:  Barb Kincaid  
 Community Development Director 
 City of DuPont  
 1700 Civic Drive  
 DuPont, WA  98327-9603  
 Office: (253) 912-5393   
 bkincaid@dupontwa.gov  
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SUMMARY OF RECOMMENDATION:  Staff recommends Approval of the Minor Site Plan Amendment  
(PLNG 2021-011) subject to conditions listed in Section F.  

  

A. SUMMARY OF RECORD  

See the list of attachments provided in Section I, which includes the submittal plans and documents received for 
processing the application, comments received on the application during the City review process, and historical 
background information (Attachments I.1 through I.7).  

B. FINDINGS OF FACT  

1. BACKGROUND  

a. In 2018, the City rezoned ten properties from Industrial to Community Business, including the 
subject properties. 

b. Northwest Logistics Center II History, aka “main parcel” (Tax Parcel 3000390011) and “north 
parcel” (Tax Parcel 3000390282).  The north parcel was incorporated into the main parcel to expand 
the parking area:  

1) On September 18, 2020, the City issued approval for a Site Plan Amendment (2020-012), 
Administrative Variance (2020-013), and Lot Line Elimination (2020-014) with 34 Conditions 
of Approval.  

2) On September 18, 2020, the City issued a SEPA Mitigated Determination of Nonsignificance 
with 15 mitigation measures. 

c. On October 5, 2020, the City issued a Type I Minor Site Plan Amendment approval to modify the 
interior of the building to add floor space (PLNG2020-016).  

2. PROPOSAL AND PROPERTY DETAILS  

a. The Minor Site Plan Amendment is required as a result of changes to the site plan caused by the 
addition of seven additional electrical transformers, as required by the Washington State Department 
of Labor and Industries, as needed to meet the electric vehicle requirements.  Standard vehicle 
parking spaces have been impacted and replaced with electric vehicle spaces. Landscape areas have 
been impacted; however, paved areas have been converted to landscaping. There is a reduction of 
two standard vehicular parking spaces (from 912 to 910 spaces) and there is a 1 SF addition to 
landscape area for the site. A total of 19.4 percent of the site will be landscape area (317,343 SF). 

b. The proposal is in the Community Business (CB) zoning district. The City’s Comprehensive Plan 
Land Use Map Designates the property’s future land use as Industry with Community Commercial 
Opportunity Area Overlay.  

c. The proposal is located on two tax parcels: 3000390282 and 3000390011 comprising 37.5 acres 
(1,633,531 SF).  

d. Surrounding uses are: 

North: Mini Storage   
East: DuPont Steilacoom Road and Joint Base Lewis-McChord  
South: Center Drive and Commercial and Light Industrial uses   
West: International Place and Warehouse Distribution uses  



NW Logistics Parking Exp Minor Amendment PLNG2021-011 Page 3 of 7 

e. The property has access via four driveways from International Place.  

3. PROCEDURAL REQUIREMENTS  

a. The application materials were received on July 28, 2021 (Attachments I.1 through I.4). 

b. A Notice of Complete Application was issued on August 18, 2021 (Attachment I.5).  

c. SEPA was previously completed for the proposal. Per WAC 197-11-800, the proposed amendment 
proposal is categorically exempt. 

d. DMC 25.10.190(S) defines Minor Site Plan Amendments as follows:  

“Site plan amendment, minor” means an amendment to an approved site plan for modifications to 
the dimensions or footprint location of a building(s) but does not substantially modify the 
arrangement or increase the number of buildings approved in the plan.  Increases in density shall be 
less than 5 percent and building size/area shall be less than 10 percent. The amount and quality of 
landscaping may be increased but may not be reduced more than 10 percent, provided it complies 
with the minimum landscaping requirements of the zone in which the property is located. Proposed 
amendments shall not deviate from the standards of the applicable district.  

Staff Analysis: The proposal meets the definition of a minor site plan amendment because the 
proposal does not increase building size and does not reduce landscape area, and does not deviate 
from the standards of the applicable district. Minor site plan amendments are processed in 
accordance with DMC 25.150.050 and are processed as a Type I procedure, as set forth in 
DMC 25.175.010.     

e. DMC Chapter 25.150, Site Plan Review, states that in order to obtain site plan approval, all 
development regulations and criteria specified in the district applicable to the property must be 
satisfied, in addition to any general development requirements in DMC Chapters 25.75 through 
25.95 and 25.105 through 254.125.  

f. The previous Type II Major Site Plan Amendment process approved September 18, 2020 (PLNG 
2020-012) included review of the project to ensure it is carried out in a manner consistent with the 
DMC and site plan review criteria. Only the changed aspects of the proposal are up for review with 
this site plan amendment. The changed aspects of the proposal to be reviewed are limited to the 
following chapters shown in bold type:  

• Chapter 25.27 Community Business District 
• Chapter 25.90 Landscaping 
• Chapter 25.95 Off-Street Parking 

C. WITH CITY OF DUPONT COMPREHENSIVE PLAN  

DMC 25.175.040, Consistency with Development Regulations, requires evaluation of consistency with the 
Comprehensive Plan in the absence of development regulations (emphasis added). The minor site plan 
amendment does not modify the City’s previous findings of the proposal’s consistency with the Comprehensive 
Plan. Refer to PLNG2020-012 for the Comprehensive Plan consistency analysis.  

D. ANALYSIS AND CONCLUSIONS OF CONSISTENCY WITH DEVELOPMENT REGULATIONS  

As described in Finding B.3.d, the, proposed Minor Site Plan Amendment is to be reviewed for consistency with 
DMC Chapter 25.27, Community Business District, and Chapter 25.95, Off-Street Parking.  
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1. PLANNING DEPARTMENT – MINOR SITE PLAN AMENDMENT (PLNG 2021-011)  

a. DMC Chapter 25.25, Community Business (CB) District  

1) Permitted Uses - The property is in the CB zoning district. DMC 25.27.020-040 establishes 
permitted and conditional uses within the CB zoning district.  

Staff Analysis and Conclusion: The main warehouse and distribution use is a permitted use. The 
proposal is compliant.  

2) Building Height - DMC 25.27.050(1) establishes that building height shall not exceed 65 feet 
within 100 feet of a public street and be no taller than 70 feet when set back 100 feet or more 
from a public street.  

Staff Analysis and Conclusions: No modifications to the approved and constructed building are 
proposed. 

3) Yard Setbacks - DMC 25.27.050(2)(a) establishes a minimum front yard setback of 10 feet. 
DMC 25.27.050(2)(b) establishes a minimum side yard setback of 15 feet.  

Staff Analysis and Conclusions: No modifications to the approved and constructed building 
location are proposed. 

4) Loading and Service Area Screening - DMC 25.27.050(4) establishes that loading and service 
areas shall be screened from public right-of-way with an opaque wall, fence, or other similar 
architecture feature.  

Staff Analysis and Conclusions: Not applicable. No modifications to loading or service areas 
are proposed.  

b. DMC Chapter 25.90, Landscaping, requires the following:  

1) DMC 25.90.020(2)(c) requires that the proposed use provide a minimum of 20 percent of the 
total lot area as landscaped area. 

Staff Analysis and Conclusions: The proposal received approval of a variance to reduce the 
landscape area to 19.4 percent across the overall 37.5-acre property (PLNG2020-013). The 
proposed minor site plan amendment will increase the landscape area by 1 SF, which still 
provides 19.4 percent landscape area (317,343 SF). The proposal exceeds landscape area from 
the original approval and is therefore compliant. 

2) DMC 25.90.030(2) requires the interior of parking lots with more than 10 stalls are to be 
landscaped with at least one tree per six stalls. 

Staff Analysis and Conclusions: The project proposes a total of 910 parking spaces, which will 
require a total of 152 trees in the parking lot areas. The previously approved Landscape Plan 
proposed to plant 154 new trees, plus the 27 existing trees, for a total of 181 trees within the 
parking areas. The modifications convert paved area to new landscaping and do not reduce the 
quantities of trees to be planted. The proposal is compliant. 

3) DMC 25.90.030(3)(a) requires a moderate buffer be provided between parking lots and any 
adjacent public right-of-way. DMC 25.90.030(3)(b) also provides the City to require full, 
moderate, or light buffers as necessary to mitigate incompatibility.  

Staff Analysis and Conclusions: The proposed changes are not located in landscape buffer 
areas. The proposal is compliant. 

c. DMC Chapter 25.95, Off-Street Parking, requires the following:  
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1) DMC 25.95.030 provides the minimum and maximum number of parking spaces based on the 
type of use. For warehouse uses, DMC 25.95.030 requires a minimum of 0.3 and a maximum of 
one parking space per worker at maximum shift.  

Staff Analysis and Conclusion: The application indicates that the anticipated number of 
employees at maximum shift has been reduced from 972 to 912. The City’s traffic study 
indicates there will be some overlap of employees between shifts; therefore, the maximum of 912 
employees should be used for the parking analysis. City code allows for a range of parking 
spaces between 274 and 912 spaces. The proposal is compliant.  

2. ENGINEERING DEPARTMENT REVIEW  

The City Engineer has submitted a “no comment” email dated August 24, 2021 (Attachment I.7).  

3. FIRE DEPARTMENT REVIEW 

The City Fire Department submitted a “no comment” email dated August 5, 2021 (Attachment I.6).   

4. BUILDING DEPARTMENT REVIEW  

The City’s Fire Marshal is currently also the Interim Building Official.  See item #3 above.   

  

E. CONCLUSIONS  

In accordance with the criteria in DMC 25.175.040, staff has evaluated the proposal and finds that the site 
changes do not modify the previous findings and conclusions; therefore, subject to the previously recommended 
conditions in the Report and Decision for the NW Logistics Parking Expansion proposal (PLNG2020-016,  
-012, -013, and -014, and SEPA2020-001), the proposal is consistent with the DMC and existing ordinances 
concerning public utilities, traffic, facilities, and services, and provides access, landscaping, screening, building 
placement, parking lot layout, and protection of sensitive areas. As demonstrated in the Consistency Analysis, 
the proposal meets the criteria for approval.  

  

F. RECOMMENDATION 

Staff recommends approval of the Minor Site Plan Amendment (PLNG2021-011) subject to the Conditions of 
Approval in the Report and Decision for the NW Logistics Parking Expansion proposal (PLNG2020-016, -012,  
-013, and -014, and SEPA2020-001) (Attachment I.8). 
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G. DECISION 

Based on the Findings and Analysis summarized above, the City finds that the proposal is consistent with the 
Comprehensive Plan and DMC Title 24.08, 25.75 through 25.95, 25.105 through 15.125, 15.150, and 25.160. 
The City has determined that the proposal meets the standards and criteria necessary to obtain approval by the 
City.  

Conditions of Approval: 

1. All conditions included in the Recommendations associated with the Report and Decision for the NW 
Logistics Parking Expansion proposal (PLNG2020-016, -012, -013, and -014, and SEPA 2020-001) are 
incorporated herein with this Approval.  

 

         
         September 3, 2021 
Barb Kincaid, AICP, Community Development Director   Date 
  

H. APPEALS 

Consistent with DMC 25.175.060(4), this decision by the Director may be appealed to the City Hearing 
Examiner. Only parties of record may file an administrative appeal. An appeal must be filed within 14 days after 
issuance of this decision (by 5 PM on September 15, 2021). The instructions for filing an appeal are found in 
DMC 25.175.060(4). Appeals shall be in writing, be accompanied by the required appeal fee ($1,000), and 
contain the information detailed in DMC 25.175.060(4)(d). 

  

I. ATTACHMENTS (SUMMARY OF RECORD) 

The following attachments to the Staff Report constitute the administrative record for this application: 

1. Land Use Application Form signed by Julie Bradshaw on July 27, 2021 

2. Overall Site Plan Sheet A-101 prepared by Mackenzie, dated July 27, 2021 

3. Site Diagram Sheet SK-1 prepared by Mackenzie, dated October 30, 2021 

4. Letter of Financial Responsibility prepared by Panattoni dated August 10, 2021 

5. Notice of Complete Application dated August 18, 2021 

6. Comment email from City Fire Marshal Mike Turner dated August 5, 2021 

7. Comment email from City Engineer Dominic Miller dated August 24, 2021 
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8. Report and Decision for the NW Logistics Parking Expansion proposal (PLNG2020-016, -012, -013, and -
014, and SEPA 2020-001) 

  

J. PARTIES OF RECORD  

• Panattoni Development (c/o Darren Peugh)  
• Mike Turner, City of DuPont Fire Marshal  
• Dominic Miller, Gray & Osborne, Inc. (as City Engineer)  
• Lisa Klein, AHBL, Inc. (as City Contract Planner)  

   

cc:  File Nos:  PLNG2021-011 



file:///C:/Documents%20and%20Settings/ashrader/Local%20Settings/Temporary%20Internet%20Files/Content.Outlook/068S48GC/www.ci.dupont.wa.us
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Attachment I.4. Letter of Financial Responsibility 
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CITY OF DUPONT 
Department of Community Development
1700 Civic Drive, DuPont, WA 98327 

Telephone:  (253) 964-8121 
www.dupontwa.gov

August 4, 2021 

Sent via email only to:  Jbradshaw@mcknze.com 

Julie Bradshaw 

Mackenzie 

RiverEast Center 

1515 SE Water Avenue, #100 

Portland, OR 97214 

Subject: NW Logistics Center 2 Parking Expansion - Applications for PLNG2021-011 (Minor Site Plan 

Amendment) 

Notice of Complete Application  

Dear Ms. Bradshaw: 

On July 28, 2021, we received the following information related to your application for a Minor Site Plan 

Amendment for the NW Logistics Parking Expansion project: 

1. Land Use Application Form signed by Julie Bradshaw on July 27, 2021

2. Overall Site Plan Sheet A-101 prepared by Mackenzie, dated July 27, 2021

3. Site Diagram Sheet SK-1 prepared by Mackenzie, dated October 30, 2021

On August 8, 2021 we received a Letter of Financial Responsibility.  

Your application is now complete for processing.  We are completing our review of your Type I application and 

will proceed with preparing the findings and Decision.   

Sincerely, 

Barb Kincaid 

Director of Community Development 

Cc: Darren Peugh, Panattoni Development Company via email: dpeugh@panattoni.com 

File No. PLNG2021-011 

Mike Turner, City of DuPont Fire Marshal 

Dominic Miller, Gray & Osborne, Inc. (representing the City of DuPont) 

Lisa Klein, AHBL, Inc. (representing the City of DuPont) 

Attachment I.5. Notice of Complete Application



From: Mike Turner
To: Lisa Klein; Dominic Miller
Cc: Janet Howald; Barbara Kincaid
Subject: [EXTERNAL] RE: Permit# s BFI9 Hazmat FC - Site Plan Amendment Request
Date: Thursday, August 5, 2021 1:48:54 PM

Hi Lisa,

I walked the site and have no comment on this Site Plan Amendment.

Thanks,
Mike

From: Lisa Klein <LKlein@AHBL.com> 
Sent: Tuesday, August 3, 2021 11:46 AM
To: Dominic Miller <dmiller@g-o.com>; Mike Turner <MTurner@dupontwa.gov>
Cc: Janet Howald <JHowald@dupontwa.gov>; Barbara Kincaid <bkincaid@dupontwa.gov>
Subject: FW: Permit# s BFI9 Hazmat FC - Site Plan Amendment Request

Dom and Mike,
Attached are the application materials we received for the NW Logistics Minor Site Plan
Amendment.  They are reducing parking by two spaces and making changes to the landscape area
but no reduction.  I will need comments from you to finish.  With the recent email about site plan
changes we may want to compare with the attached site plan to make sure they’ve incorporated
everything.  The number is PLNG2021-011.
Lisa

Lisa Klein, AICP | Associate Principal

AHBL, Inc. |  TACOMA  •  SEATTLE •  SPOKANE •  TRI-CITIES

253.383.2422 TEL | 253.284.0256 DIRECT | 253.651.7907 MOBILE | lklein@ahbl.com EMAIL | Send us a file.

From: Barbara Kincaid <bkincaid@dupontwa.gov> 
Sent: Wednesday, July 28, 2021 9:50 AM
To: Lisa Klein <LKlein@AHBL.com>
Cc: Janet Howald <JHowald@dupontwa.gov>
Subject: [EXTERNAL] FW: Permit# s BFI9 Hazmat FC - Site Plan Amendment Request

Good morning Lisa,

We received this submittal for new minor site plan amendment. Janet is logging in and
assigning a city file number. Do you want to schedule some time to talk about it? I would like
for you to do the review and write decision letter.
Thanks,
Barb

Attachment I.6.Comment email from City Fire Marshal Mike Turner
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From: Julie Bradshaw [mailto:JBradshaw@mcknze.com] 
Sent: Tuesday, July 27, 2021 7:24 PM
To: Permits; Barbara Kincaid
Cc: Ryan S. Shidaki; Alison Hoagland; John Webster; Darren Peugh
Subject: Permit# s BFI9 Hazmat FC - Site Plan Amendment Request
 
Hello Permit intake / Barb,
Per previous email correspondence and phone calls please find the attached documents for a Type I
Site Plan amendment request for Permit 200812-006663
 
The request is to minimize the lost parking spaces due to site needs and additional transformer
equipment for EV charging stations.  We understand that the landscape must not be decreased and
have provided a sketch that diagrams the areas of landscape and impervious changes. 
 
The filing fee of $1,500 will be provided separately by the developer.
 
Please let us know if you have any questions or concerns.
 
Enclosures:
‘Land use application-amendment_BFI9-Permit200812-006663'– Type I Application Form
‘BFI9 - A101’, Site Plan – Revised site plan w/ AOR signature
‘BFI9 Site Diagram’, SK1 – Diagram of the Site Plan with demonstration of revisions.
 
Regards,
 
 
Julie Bradshaw
Senior Associate | NCARB, LEED AP BD+C, GGP, CPHC®  
MACKENZIE.
Architecture | Interiors | Engineering | Planning
D 971.346.3787 P 503.224.9560  W mcknze.com
RiverEast Center, 1515 SE Water Avenue #100, Portland, OR 97214
 
Mackenzie Email Disclaimer
 

mailto:JBradshaw@mcknze.com
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